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Outline

Planning

1. Introduction
1.1 Introduction
This planning statement draws together relevant policy considerations pertinent to the consideration of the
outline planning application submitted to Penwith District Council for redevelopment and regeneration of Hayle
Harbour on behalf of the landowners, ING RED UK (Hayle Harbour) Limited, referred to here as ING. The
proposal has significant policy support at a national, regional and local level.
Supporting documents accompanying the application, such as the Environmental Statement, the Transport
Assessment, the Sustainability Statement and the Design and Access Statement, address the key issues in
greater detail. The purpose of this document is to bring the planning policy considerations into one accessible
form rather than to précis the Environmental Statement.
It also touches upon other contextual considerations where relevant, such as the Penwith Community Strategy
and the Hayle Area Plan (prepared under the Market and Coastal Towns Initiative); though not planning policy
documents, they are clearly important considerations.
The Outline Planning Application is, along with this Planning Statement, supported by the following documents:
Illustrative Masterplan;
Environmental Statement;
Sustainability Statement, incorporating a Regeneration Statement;
Design and Access Statement;
Development Framework and Design Codes;
Transport Assessment;
Retail Impact assessment;
Flood Risk Assessment;
Contaminated Land Assessment;
Historical Report;
Statement of Community Involvement; and
Draft S106 Heads.
A parallel application is being submitted to Penwith District Council for Listed Buildings and Conservation Area
Consent associated with the development proposals. An application is also being made to the Secretary of
State for Transport for a Harbour Revision Order.
The site has a long history of development proposals that have not been implemented. This proposal aims to
draw a line under previous attempts at redeveloping the site and to provide a workable, financially viable and
successful development that meets the needs of all those with an interest in the future of the site, and therefore
an interest in the future of Hayle, whilst protecting and enhancing the natural environment and heritage.
The Planning Statement is structured in the following way:
Section 2 summarises the key objectives behind the proposed scheme;
Section 3 describes the character of the development;
Section 4 outlines the context for redevelopment of the Harbour and refers to previous schemes that
have not been implemented;
Section 5 refers to national, regional and local planning policy and indicates how the scheme responds
to that policy, followed by conclusions in the final section; and
Conclusions are drawn in Section 6.
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2. Rationale and need
2.1 Introduction
In common with many other peripheral locations, Hayle has suffered from a lack of investment. It has also
suffered from a decline in mining and manufacturing in the region. The town demonstrates a need for
regeneration – it is in the 10% most deprived areas in Cornwall and three of the Super Output Areas (units for
which neighbourhood statistical data are available) within the town are within the 25% most deprived wards in
England. The inability to redevelop Hayle Harbour under previous proposals symbolises that lack of investment.
Its lack of redevelopment has prevented the effective economic growth of Hayle for the best part of half a
century. Given the small number of towns in West Cornwall, this lack of economic growth has also had a
significant effect on the economic growth of the sub-region.
The South West’s Regional Spatial Strategy and the South West’s Regional Economic Strategy and Business
Plan recognise the priority to be given to Hayle in finally achieving its regeneration, and Penwith District Council
regards the regeneration of Hayle as its greatest priority. The redevelopment of Hayle Harbour is proposed in
that context. It is the only site that can deliver this scale of regeneration right to the core of Hayle.
2.2 The objectives of the Hayle Harbour redevelopment
The overall objective of the proposed development is, in short, to regenerate not just the Harbour but the whole
town of Hayle and to stimulate economic activity in the town, in Penwith and in West Cornwall generally.
The redevelopment of Hayle Harbour is therefore intended to serve several different but mutually beneficial
objectives, as follows:
to stimulate and sustain economic growth in the town and in West Cornwall by providing high quality,
flexible, ICT-connected business premises in a very desirable setting, and by creating a more positive
local business climate;
to realise the full potential of the harbour land, replacing dereliction and inaccessibility with
opportunities for all to benefit from the town’s exceptional beauty and inspirational history;
to release the site’s inherent value, giving people the chance to live, work and socialise on the water’s
edge;
to protect, enhance and promote the truly distinctive historical built and natural heritage, reflecting the
site’s World Heritage Site status;
to introduce wider choice for the residents of Hayle and Penwith – choice of housing, jobs, shopping,
leisure and transport, all within the local area;
to make Hayle Harbour a desirable and sustainable destination for home owners and businesses;
to generate investor confidence in Hayle at all levels, from local businesses and home owners to
inward investors in higher value added businesses; and
to develop proposals in a way that makes efficient use of previously developed brownfield land.
The principles of the proposed development are designed to deliver a more sustainable community: to integrate
Hayle Harbour with the town as a whole, delivering diverse benefits for local residents such as improved access
to the waterside and beach, greater footfall to support local businesses, enhanced business opportunities and
confidence, a celebration of their industrial and cultural heritage, clearance of dereliction and a greater choice of
jobs and local facilities.
Truly sustainable communities are achieved by creating strong social, economic and environmental conditions
and ensuring that they are not only compatible with one another, but support one another. This proposed
development aims to achieve just that. The proposals preserve and respond to the natural setting and historic
assets of Hayle and use their appeal to promote Hayle as a desirable location in which to establish a business or
home. The appeal of the new development will attract more spend to the town, benefiting existing service
providers and enabling them to respond to the emerging opportunities for investment that the new development
brings. The proposals introduce a wider range of leisure and community opportunities and facilities and provide
much improved access to the water, quayside and beach for residents of Foundry and Copperhouse, making
the town more appealing still.
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The proposed development seeks to develop the town of Hayle as a self sufficient community with mutually
supportive businesses and services. It is intended that Hayle will grow as a sustainable centre for innovation
and industry with exceptional levels of ICT connectivity and onsite renewable energy infrastructure. Building
upon natural and cultural assets it is intended that the town’s tourism appeal, together with its importance for
high quality jobs, will enable it to develop a significant food and drink and retail economy which is sustained by
year round visitors and the indigenous resident and business communities. All of this will benefit not only Hayle
but also its wider catchment.
2.2 Key principles of redeveloping Hayle Harbour
A number of key principles underpin the development proposals across Hayle Harbour as a whole, and these
are set out below, followed by an outline of the proposals for each of the individual character areas within the
Harbour area. Reference should be made to the illustrative masterplan at Figure 1.
Making the best use of previously developed land
The starting premise for redevelopment of the Harbour is to make efficient and productive use of a major
brownfield site. Currently, the Harbour is largely derelict, with poor access to the waterside and crumbling
infrastructure. It is an eyesore, discouraging visitors and contributing very little to the economic activity and
prospects of the town. The unrealised value of the Harbour is very significant, not only for the town, but for the
West Cornwall economy. The basic principle is therefore that the full potential of the brownfield Harbour land
should be realised, enabling Penwith to provide a significant number of homes, jobs and services with minimal
impact on greenfield land.
Creating an environment that will stimulate and sustain economic growth
One of the main objectives of the proposed development is to improve the economic prospects of the town and
sub-region and, in order to achieve this, the proposals must necessarily create a very desirable location capable
of attracting businesses to Hayle, must encourage the growth of existing businesses in the area, and must
provide opportunities and support for the emergence of new enterprise.
The components of the proposed scheme reflect this economic role for Hayle, providing accessible, high
quality, flexible and ICT-linked workspace and office space to accommodate a wide range of business needs.
In particular, this will enable Hayle to build on the momentum generated by the Wave Hub and to accommodate
footloose businesses.
Benefiting from the waterside location
The water of the Harbour itself is central to the regeneration of Hayle, acting as a unifying element of an
otherwise disparate set of sites comprising the development area. The creation of a new fishing and commercial
harbour, the provision of a marina and the impounding of Penpol Creek, allowing large historic vessels to be
accommodated, will provide a vibrant context for a wide and varied range of quayside development.
All quayside development inevitably offers opportunities for waterside development, but sometimes at the
expense of the development sites set back from the water’s edge. The principles applied to the proposed
development at Hayle Harbour aim to overcome this by introducing views of the water from as many properties
as possible throughout the development, not just on the water’s edge. Furthermore, the occupants of all
properties are able to access the waterside with ease as a result of the permeability of the waterside blocks.
Even the Hilltop developments are connected to the quayside for ease of access.
Once at the waterside, the space is dominated by a wide promenade that stretches throughout the
development, from both Foundry and Merchant Curnow’s Quay to the edge of the beach at the western tip of
North Quay. This high quality public realm doubles as outdoor space for restaurants, bars and shops, and
continues to serve as a functional harbour wall, adding to the vibrancy of the place.
Providing a sustainable mix of land uses to generate a residential, employment and visitor destination
Value is extracted from the waterside situation by creating a very desirable location for business, home-making
and relaxation. Value is also generated through the mixture of uses throughout the proposed development,
encompassing not only residential, retail and high quality employment space, but a traditional fishing quay and
harbour uses, adding to the activity, vitality and appeal of the place.
The proposed Harbour development adds to the mix across the whole town, expanding the range of facilities
and services available locally to residents and therefore reducing the need to travel from the town to alternative
destinations for basic needs, making for a more sustainable place that is less car-dependant.
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Figure 1: Hayle Harbour Illustrative Masterplan
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Protecting the historic waterside infrastructure
Hayle Harbour is a World Heritage Site, reflecting its place in industrial history and its unique townscape and
naturalistic setting. Much of the waterside infrastructure, including the harbour walls, sluices and bridges, are
recorded as Listed Buildings, and the Harbour enjoys Conservation Area status.
The proposed development not only protects the deteriorating historic features, it provides the means by which
they can be repaired; repairs that would otherwise be far too expensive to contemplate. One of the
fundamental principles of the proposed development has always been, therefore, to restore the waterside
infrastructure.
Inevitably development will bring change to the World Heritage Site since it would not be viable to reinstate the
former harbour buildings and activities. The proposed development responds to the historic setting, not
through pastiche but through appropriate scale and a respect for the setting of Listed Buildings, historic features
and the natural setting. Proposals also improve access to the historic quayside and introduce interpretation of
historic features.
Integrating Hayle Harbour with the town and local environment
It is crucially important to the success of the town that Hayle Harbour redevelopment proposals do not become
an isolated development that bears little relation to the established town. Some of the fundamental urban
design principles of the proposed development are therefore aimed at integrating the new with the old.
The layout of South Quay, the promenade along its eastern side, the bridges across Penpol Creek and the
creation of public space adjacent to the railway viaduct are designed to enable and encourage the quay to
function as one with Foundry Square and Penpol Terrace as a town centre.
One of the strongest features of the proposals is the interconnecting promenades: the north-south promenade
along South Quay (from Foundry to North Quay via a new pedestrian bridge), and the northwest-southeast
promenade along North Quay (from the direction of Copperhouse, via Merchant Curnow’s Quay and on to the
beach). These two routes interface at the potential landmark building on the tip of East Quay. The promenades
and new bridges improve connections between the Harbour, Foundry, Copperhouse, and the towans and go
some way to delivering Penwith DC’s aspiration for a Waterside Walkway.
The scale and massing of the proposed development reflects the existing development pattern and natural
setting and results in five character areas within the Harbour development. Proposals incorporate larger scale
buildings at the southern end of South Quay, close to the viaduct and the imposing Foundry buildings, reducing
in scale further up the quay. The larger buildings on the North Quay waterfront are overlooked by smaller,
scattered, individual units on Hilltop, reflecting the distinctive character of the Towans. The character of the
Riviere Fields development is different again, integrating with the more structured terraced housing alongside
Copperhouse Pool.
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3. Scheme Description
3.1 Scheme overview
The application is for a mixed use development comprising: 1,039 dwellings, 12,905 sqm office space, 5,575
sqm industrial space, 13,198 sqm retail space, 2,430 sqm hotel and 3,055 sqm leisure and non-residential
institutional space, with associated infrastructure and car parking.
ING intends to implement the regeneration of Hayle Harbour through phased construction over 9 years to 2018.
The specific built components of the scheme include:
1,039 new dwellings of mixed type, and size, of which 175 will be affordable units;
A new Fishermen’s Harbour, incorporating a new Harbour Master’s Office and a fishing support building;
7,755 sqm of employment space on North Quay, adjacent to both the Wave Hub buildings and the
proposed Fishermen’s Harbour, providing premises for potential fishing-related processes and marinerelated and energy-related activities;
5,150 sqm business space adjoining the Harvey’s Foundry, including a multi-purpose building within the
‘Shipyard Village’ containing a Business Centre for start-ups & small businesses and a FE/HE College
facility;
Space for primary health care facilities;
A total of 13,198 sqm of food, drink and retail space;
A 60 bed hotel and tourist accommodation;
A fitness gym;
An information centre;
A leisure building to support sailing and other water-based activities; and
Opportunities for landmark buildings on the northern tip of East Quay and South Quay.
The specific infrastructure components of the scheme include:
Refurbishment of existing Listed structures, including all harbour walls;
Excavation and reinstatement of part of the historic dockyard which served Harvey’s Foundry;
Reinstatement of the historic sluicing system;
Creation of a new fishing and commercial harbour located at the seaward end of North Quay to serve both
the fishing fleet operating from Hayle and vessels supporting the Wave Hub Project;
Provision of a marina and supporting facilities within a deepened and dredged area the mid section of the
harbour;
Impoundment of Penpol Creek as part of the marina by the provision of a barrier and locking system to
allow deeper draught vessels to operate from Hayle;
Construction of a new road bridge to access North Quay from Commercial Road;
Construction of a new road access to South Quay from Carnsew Road;
Construction of a new road along North Quay, up to Hilltop, through Riviere Fields to connect with
Churchtown Road and Phillack;
Creation of high quality public open space alongside the harbour throughout South and North Quays,
incorporating a waterside walkway connecting both Foundry and Merchant Curnow’s Quay to the beach;
Provision of the new cycle connection between Carnsew Road and Copperhouse Pool;
Incorporation of two new pedestrian bridges over Penpol Creek;
Incorporation of a new pedestrian bridge between East Quay and North Quay;
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Creation of new pedestrian routes between North Quay and Hilltop; and
Provision of parking to serve the new development.
This is translated into proposals for each of the individual character areas; South Quay, East Quay, North Quay,
Hilltop and Riviere Fields, as indicated in Figure 2. These proposals are set out below.
Key built components by character area:
Land use
Residential units

South Quay

North Quay

Hilltop

Riviere
Fields

260

382

98

300

10,585

2,613

0

0

5,150

7,755

0

0

Industrial (B2 and B8) (sqm)

0

5,575

0

0

Hotel (C1) (sqm)

0

2,430

0

0

2,000

1,055

0

0

Retail (A1-A5) (sqm)
Office (B1) (sqm)

Leisure and non-residential
institutions (D1 and D2)
(sqm)

Note: no build space is indicated for East Quay as no buildings are currently proposed
3.2 South Quay
South Quay is an active waterfront area with creeks on both sides and the historic Foundry at its southern end.
It constitutes a part of the town centre of Hayle, along with the Foundry, Foundry Square and Penpol Terrace. It
is the key destination of a new route from the beach which links through East Quay and North Quay. Its mixture
of uses includes living space, retail units, food and drink, business workspace and community facilities and is
designed as a vibrant piece of town.
South Quay provides a variety of intimate streets and spaces which are designed with the pedestrian in mind.
The development forms a strong edge to Penpol Creek with a variety of mainly small scale, high quality retail
uses and some food and drink along the stepped waterfront promenade on three levels. This provides a strong
and attractive public realm connection with the town centre.
A new pedestrian bridge provides a direct connection across Penpol Creek and a circular route along South
Quay, Foundry and Penpol Terrace. The sheltered and intimate streets and spaces within the blocks connect
through the viaduct arches to the spaces of the Foundry and contain a variety of retail and business uses and
live-work units.
Along the western edge of South Quay, overlooking Carnsew Pool, there is a greater proportion of business and
commercial uses, closely associated with the Foundry business community.
Residential uses above ground floor have balconies, decks and, in some places, roof gardens above the retail.
These take full advantage of the varied waterfront environment with views to Carnsew Pool, North Quay and
over Penpol Creek. There is potential for a landmark building on the end of South Quay, a prominent position
within the harbour development with stunning 360 ° waterfront views.
A new pedestrian bridge connects over Penpol Creek to East Quay to another potential landmark building. A
further bridge makes the connection to North Quay. Pedestrian and cycle connections are possible along the
length of the South Quay and on to Copperhouse Pool via the new bridges, forming an important connection on
the strategic cycle network between Carnsew Road and the King George V Memorial Walk, and to the
proposed Waterside Walkway.
South Quay is accessed at its southern end via a new road connected to Carnsew Road. Car parking is a
mixture of surface parking, basement parking for residents and some parking, in the last phase of development,
on the least ecologically sensitive eastern area of the Triangular Spit and the connecting causeway.
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Figure 2: Hayle Harbour Character Areas
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3.3 East Quay
East Quay is strategically located between Copperhouse and Foundry. It sits between South Quay and North
Quay and two new pedestrian/cycle bridges would connect it to the new waterfront promenades, making it a
crucial component of the link between town and beach. The proposed development includes public realm to
match the quality of that on the other two quays.
The prominent location of East Quay offers 360° views of the harbour, estuary, the surrounding countryside and
the town. It is proposed as a location for a potential landmark building.

3.3 North Quay
A key feature of North Quay is the promenade, making up the change in levels between the new floodprotected development and the old harbour walls. New pedestrian and cycle linkages connect North Quay to
Copperhouse and Copperhouse Pool, and to South and East Quays, establishing a new pedestrian movement
pattern made possible by new pedestrian bridges. The route through to the beach is made by a boardwalk.
The extensive areas of public open space along the quayside will be animated by the outdoor activities of the
retail /food and drink traders, by marina-related activity and by those residents, employees and visitors enjoying
the benefits of the south westerly aspect. Other uses animating North Quay include the sailing club and the Fish
Quay, a working harbour for the local fishing industry.
A new hotel will not only provide an opportunity to generate year-round tourist activity but acts as a focal
building at the eastern entrance to North Quay offering views over the estuary and both Copperhouse and
Carnsew Pools. The location of the hotel acknowledges the location of the previous Britannia Hotel.
The eastern end of North Quay is notable for a concentration of other historic features, including the Octel
buildings, Harbour Masters Office, Listed railway bridges and other structures. The proposed development will
introduce interpretation of historic features, not only in this area but throughout the Harbour.
North Quay has more food and drink outlets than it does retail; non-food retail is expected to be predominantly
related to water-based activities. Food and drink outlets line the promenade with south facing areas for outdoor
eating and drinking. The area specialises in local seafood and produce, with a seafood shop and restaurant
located on the waterfront space, adjacent to the Fish Quay.
This is also a location for uses associated with the Wave Hub development and for high value businesses
serving the marine / high tech sector. The adjacent Energy Centre for North Quay will distribute heat throughout
north quay via a district network. South Quay will similarly be served by a district CHP or biomass energy
centre.
There are a variety of building types with apartment blocks, houses with duplex and flats above, and town
houses with south, south east facing gardens, all arranged to maximise views of the waterfront, either from
within the dwelling or from external spaces which includes balconies, decks and gardens.
Main vehicular access to North Quay will be via a new road bridge constructed at the western end of
Copperhouse Pool, details of which accompany this planning application. Vehicular access along the quay has
been designed as a village street. It accommodates traffic movement and HGVs but still functions as an
attractive part of the development. A variety of laneways, ‘opeways’ and meandering routes provide access to
the water and respond positively to the cliff by providing access between the Hilltop and waterfront enabling a
wonderful series of ever changing views.
3.4 Hilltop
The Hilltop is a raised area of towans above the cliff with spectacular views across the harbour, estuary, the
Hayle townscape and surrounding landscape. It is a place to live in a coastal dwelling set within the dunes. It is
one of the only places in Cornwall to offer an opportunity to live in a contemporary beach house set within a
naturalistic landscape.
At the top of the cliff, terraces of houses and apartments continue the line of the housing on North Quay. The
western housing connects to the waterside via an ‘opeway’ arranged to take advantage of the spectacular
views, and create a varied and intimate environment. The towans rise above the cliff top area, providing a
viewing point. A ramped path provides easy access winding its way up through a small coastal park which links
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the Hilltop and North Quay. There is the potential for a small cafe on the Hilltop, as a destination and viewing
area on the hilltop, similar to the renowned ‘Jam Pot’ café further along the coast at Gwithian. Vehicular access
to Hilltop is via both a new road the loops around the western end of North Quay, and by a connection through
to Phillack.
3.5 Riviere Fields
Riviere Fields is a new community on the hillside overlooking Copperhouse Pool. The character of this
development is very different to that of Hilltop, reflecting the change in landscape character from very informal to
a more structured layout. It contrasts with the development on the towans and has a more urban and robust
character more akin to some of the more attractive and established residential areas on other slopes around
Hayle.
The development is arranged to provide high levels of energy efficiency through passive design. There is a series
of solar terraces with south facing gardens and to the south east corner of the site there are community gardens
which provide residents with an opportunity to grow their own food. The development is arranged around a
central green and takes advantage of stunning views and is set in a landscape of pines. The development is
essentially a high quality residential development built to link to pedestrian routes around Copperhouse Pool.
There are strong pedestrian and cycle linkages to Phillack and Copperhouse, retaining existing routes, but
linkages into the towans are limited to minimise any ecological impacts. The transition between the towans and
Riviere Fields is made by a copse of pines which acts as a shelterbelt as well as an attractive landscape
structure defining the junction between the two areas. The distinctive Cornish hedges on this part of the site will
be retained where ever possible, and new Cornish hedges provided to mitigate any loss.
3.6 Water-based development
Hayle is already a significant fishing centre with 27 vessels registered. Additionally there are commercial vessels
operating for diving and pleasure trips and there are established water-based groups operating out of the
Harbour, including water skiing, canoeing and sailing clubs.
The development scheme will incorporate a new fishermen’s harbour with a fixed, cross-flow harbour arm and
floating pontoons to accommodate the needs of fishermen displaced by other water-based development in the
harbour. The quay alongside will accommodate purpose-built ancillary buildings and facilities to support the
fishing industry. The boat building and shellfish processing activities currently on East Quay will be relocated to
this new quay to create a new consolidated fishing hub.
The new fishermen’s harbour will also support the Wave Hub project, serving the larger vessels that will be used
to service the off shore infrastructure.
A new sailing club will be constructed adjacent to the fishermen’s quay, with a clubhouse, slipway and boat
storage provided.
Opportunities for leisure boating on the north Cornwall coast will be significantly enhanced by the construction
of a new marina. The basin will be created by the removal of the Cockle Bank, the area beneath and around it
being deepened so that vessels can float at all states of the tide.
Penpol Creek will be impounded by the construction of a half tide, bottom-hinged lifting gate at its entrance.
Under normal operation the gate will lift when the tide falls to mid-tide level to retain a permanent depth of water
within the creek to keep certain vessels afloat during low tide. However, it will also be possible to raise the gate
to a higher retained water level to enable the temporary mooring of a historic vessel (that will require a greater
draught) at South Quay for tourist and local interest. In conjunction with other civil engineering works, it will also
provide a means of increasing the tidal flood defence protection to existing development at Foundry Square.
The scheme will replace the sluices that were historically located at the entrance to Copperhouse Pool,
Carnsew Tunnels and Carnsew ‘Second Sluice’ with modern equivalents. The sluice gates have traditionally
operated to aid the management of sediment in the harbour by holding the water back in the Copperhouse and
Carnsew Pools, and then releasing it to scour away unwanted sediment to prevent the harbour and estuary
mouth from clogging up. Their reinstatement would allow the same function to be performed and is a popular
proposal with local residents.
These water-based infrastructure works help to unify Hayle, raising the importance of the water as an integral
component of the town once more, focusing interest and activity and forming an appealing backdrop to
development.
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4. Development Context
4.1 Introduction
The proposal to redevelop Hayle Harbour is made in the light of the broader context of the economic
circumstances of the town, district and sub-region, and the attempts to stimulate sustained economic
improvement. This section outlines some of those contextual considerations.
4.2 West Cornwall
The future success of the West Cornwall economy is bound up in the success of its individual settlements. The
Regional Spatial Strategy (RSS) for the South West 2006-2026 highlights the need to stimulate the economic
potential of settlements, whilst also seeking to achieve a high quality lifestyle for all members of the community.
It makes clear that this is not only critical for the future success of those settlements, but also for the success of
the regional economy in terms of reducing disparities.
‘The Cornwall Towns Study’ that informed the RSS and which analyses the growth potential of 18 towns in the
County, identifies the regeneration proposals for Hayle Harbour and the town centre as being crucial to the
economic future of the town.
The emerging round of EU Structural Funding will be delivered in Cornwall through the ‘Convergence
Programme’. Its priorities include the need for high quality business accommodation and an anticipated 50,000
new houses over the next decade.
The draft European Regional Development Fund (ERDF) Convergence Programme identified four priority axes
for activity, including:
Innovation and Research and Development – to enable Cornwall to compete more effectively as a
centre for creativity, innovation and research and development;
Enterprise and Innovation – to restructure the economy to one with a higher proportion of higher value
added business, underpinned by more productive enterprises;
Learning and Skills – with no specified objectives but available to develop the infrastructure necessary
to develop higher level skills; and
Economic Infrastructure and Place-based Regeneration – to increase the capacity of towns to
accommodate business growth in a sustainable way.
These strategic documents reflect the need to overcome the disadvantages faced by West Cornwall, resulting
largely from the decline of mining and manufacturing, and its inherent peripherality.
4.3 Penwith and Hayle
Penwith District Council prepared a document entitled Penwith ‘A Vision for the Future’, the introduction of
which refers to the ‚…the type of place we would like Penwith to become‛. The document has relevance and
status, not least because of its inclusive nature: the ‘we’ in this quotation encompasses the District Council,
Devon and Cornwall Police, West Cornwall Local Strategic Partnership, West of Cornwall Primary Care Trust,
the County Council and the 10,384 local residents who contributed to the Plan’s production.
The plan states that ‚we have been listening to the needs, priorities and aspirations of a wide range of people
and organisations and obtained views on what would improve the quality of life for everyone ‛. Due to the
process of its production, it is afforded significant weight in the planning process. Target E1 is to ‚establish a
viable scheme for the redevelopment of Hayle Harbour‛. The key word is clearly ‘viable’. For a scheme to be
viable it must be deliverable and significant effort has gone into ensuring that the viability is addressed to ensure
that the development, and the ensuing benefits, can be provided.
The District Council has now replaced the community plan with Penwith’s Vision 2025. It indicates that, by
2025, Penwith will be different place with: vibrant prosperous towns and villages that support each other; the
highest quality services delivered in a way that best meets the needs of the community, focused on the areas of
Penwith that experience deprivation. It recognises importance of regeneration and innovation in Penwith, whilst
at the same time ensuring that we the culture, heritage and environment are protected and enhanced.
The proposed development of Hayle Harbour clearly contributes to this vision. The document goes on to
highlight major regeneration projects in Penwith and states that;
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‚the £175 million redevelopment scheme for Hayle Harbour is second only, and indeed complementary, to

Camborne Pool Redruth in terms of regeneration opportunity in the western part of the County. It provides a
strategic opportunity to contribute to housing and employment needs within West Cornwall without
compromising the high environmental quality of the area. The proposals utilise previously developed land in the
town centre, approximately 25% of the housing will be affordable, and educational opportunities will be related
to developing skills and growth sectors. Together with the inclusion of the Wave Hub project, the scheme
allows for the creation of one of the first truly sustainable communities within the region…‛
This is a succinct and powerful summation of the benefits that the proposed redevelopment of Hayle Harbour
will deliver, a summary provided by the District Council, one of the key partners in ensuring delivery of the
successful regeneration of Hayle Harbour.
The Penwith Core Strategy Preferred Options (Local Development Framework) identifies that 390 dwellings per
year should be delivered across the District from 2006 to 2026, equating to 7,800 dwellings over 20 years. The
proposed development is capable of delivering 13% of the new housing required in Penwith between 2006 and
2026. The Core Strategy will ultimately contain policies which distribute housing to specific settlements across
the district, but it is noted that the Penwith Vision 2025 (Community Strategy) and other documents identify
Hayle as a centre for growth and regeneration with the ability to contribute to achieving strategic priorities.
The Hayle Area Plan 2005-2025 has been prepared under the Market and Coastal Towns Initiative by the local
community as a community-led strategic plan for the town and the surrounding area. It is a bottom-up policy
process that aims to integrate with wider more formal strategies and processes, such as the Community
Strategy and LDF.
The plan sets out the context and, in relation to the local economy, states that ‚there is a shortage of good

quality, well-paid jobs for local people, and the infrastructure which will encourage existing companies to
expand, new companies to be formed and companies to relocate to the area is inadequate. This includes the
availability of suitable sites and premises, workforce skills and training, support for business and the promotion
of the area as a place to do business‛. In addition ‚Hayle is not seen as a shopping venue for those living
outside the town, including the hinterland; nor is there any promotion of Hayle, or town centre management in
place‛.
In relation to community well being it states that ‚the lack of physical integration between the Foundry and the

Copperhouse ends of Hayle was a matter of concern in a significant number of comments, as was the lack of
integration between Hayle town and the beaches‛.
In relation to heritage, culture and environmental issues, it points out that the towans area is inadequately
protected, being affected by excessive dog waste, pylons, and extensive parking and access demands, yet this
area is one of Hayle’s greatest assets. Hayle is bounded by a beautiful estuary and an impressive coastline, but
the town is disconnected from the beach and there is no town centre – no focal heart to the area. In addition
‚Hayle’s industrial heritage is significant and should be celebrated and promoted to maximum benefit. There is

a great historic trail here: the importing of goods, exporting of industrial machinery around the world, tinstamps, smelting foundries, mining, steam power, beam engines, that needs to be preserved and celebrated,
and this could make a significant contribution to a new cultural tourism market‛.
Finally, in relation to tourism and sustainability issues, the plan states that ‚although the high quality of the area’s

beaches attracts visitors there is a feeling that Hayle itself does not get the maximum economic benefit from
tourism and that the access to the beaches and the facilities provided for visitors and residents are inadequate‛,
and ‚tourism should work to preserve and protect our environment, not be allowed to change or damage the
very assets that attract tourists and are enjoyed by residents: tourism development must necessarily provide
sustainable solutions for the future‛.
The text highlighted above is by no means comprehensive but sets out those contextual community concerns
that are the most relevant. Following on from that clear understanding of the context within which future policy
and aims must work, the Hayle Area Plan sets out a vision:
‚By 2025 Hayle will be a distinctive area, celebrating, protecting and promoting its natural and heritage assets; a

friendly area, embracing new residents, businesses and visitors in the warmth of its welcome and traditions; a
skilled area, providing skills and quality employment for local people and growth opportunities for local
businesses, and a sustainable area, making sure that all new initiatives are planned and developed for the
benefit of the community. We will have created an effective environment for regeneration through branding,
which we regard as key to the economic regeneration of Hayle‛.
The redevelopment of Hayle Harbour is the only means by which the vision can be realised. Getting the
proposal right is clearly key and the applicant and consultant team consider that, in this instance, the proposal
addresses all the relevant issues, whilst also being deliverable.
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Following on from the context and vision, the plan highlights various goals within different priority areas. A
number of goals are set out in full below and, again, the delivery of these goals is supported by the proposed
development at Hayle Harbour:

‚We will strengthen our economy by supporting business development initiatives that will position
Hayle nationally as the leading centre and location for all aspects of water sports and renewable waterbased energy industries: by attracting the participants; creating the surround; attracting the industries;
by innovating new approaches to live-and-work developments.
We will improve the life of residents, enhancing the quality of their leisure time, their safety, health and
well-being. We want vibrant, engaged individuals making the most out of and contributing to their
community. We want to establish a sense of place, and pride in the environment in which we live and
work.
We will seek to preserve and promote our unique cultural, industrial and environmental heritage for the
benefit and enjoyment of both residents and visitors, making a unique contribution to the cultural and
economic regeneration of Hayle.
We will develop a quality tourism offer that maximises our environmental historical and cultural
heritage, creating a sustainable, year-round industry that will increase the economic contribution of
tourism to our economy. We will promote Hayle actively through the vehicle of the three Strategic
Themes in order to create a national awareness of the unique Hayle ‘offer’‛.
Further detail is provided in Section 5 of the document, in which Project 8 relates to the development of Hayle
Harbour ‚to ensure that the development of the harbour makes the contribution that it could to Hayle by

creating new jobs, attracting more tourists and visitors, improving the environment and preserving wildlife; and
preserving and promoting our heritage and unique water-front landscape‛.
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5. Planning policy
5.1 Introduction
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires an application or appeal to be
determined in accordance with the provisions of the development plan unless material considerations indicate to
the contrary.
Para.10 of Planning Policy Statement 1 - The Planning System: General Principles states that:
"Local planning authorities must determine applications in accordance with the statutory Development Plan

unless material considerations indicate otherwise. If the Development Plan contains material policies or
proposals and there are no other material considerations, the application should be determined in accordance
with the Development Plan."
For the purposes of Section 38(6), the development plan is the adopted or approved development plan.
Emerging plans have the status of material considerations, the weight to be attached to them dependent upon
the stage of the preparation.
The development plan comprises the Regional Spatial Strategy (RPG10), the Cornwall Structure Plan 20012016 adopted in 2004 and the Penwith Local Plan adopted in February 2004.
Accordingly, this statement will follow the process of consideration set out in para.40 of Planning Policy
Statement no.1 which requires that:
".... the Development Plan should be the starting point, and other material considerations should be taken into

account in reaching a decision. One such consideration will be whether the plan policies are relevant and up to
date".
Material considerations include, amongst other matters, the Government statements of planning policy and
guidance (Planning Policy Statements and Guidance Notes), other policy documents, the views of the statutory
consultees and the views of the public.
The relevant planning policy is set at national, regional and local level. At a national level guidance is provided
by a series of Planning Policy Guidance Notes (PPGs) and Planning Policy Statements (PPSs). Since the
commencement of the Planning and Compulsory Purchase Act 2004, the previously advisory Regional Planning
Guidance (RPG) is now part of the development plan and has been renamed Regional Spatial Strategy (RSS).
Draft RSS, which will replace the existing document has been published and was examined between April and
July 2007, but is afforded less weight because of its draft status. The adopted Cornwall Structure Plan will
eventually be replaced by the RSS. Local planning policy is made up of the adopted Penwith Local Plan.
As in any development of the scale and mix proposed, a vast amount of national, regional and local policy is of
relevance. This statement does not look to endlessly repeat iterations of the same policy approach at each
level. It does however, attempt to highlight the most relevant policy and seeks to bring a coherent argument
demonstrating the proposals compliance with various policy document (including policy not part of the
development plan).
5.2 National policy
Planning Policy Statement (PPS) 1: Delivering Sustainable Development.
The starting point for consideration of planning policy is PPS1. Sustainable development is the overarching
concept for all national planning policy and the regional and local planning policy documents that take their lead
from national planning policy. Paragraph 4 of PPS1 sets out the Government’s four aims of sustainable
development as;
social progress which recognises the needs of everyone;
effective protection of the environment;
the prudent use of natural resources; and,
the maintenance of high and stable levels of economic growth and employment.
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The regeneration of Hayle Harbour is entirely in accord with these high level aims and this assertion is expanded
upon throughout the application documentation and particularly in the Sustainability Statement.
PPS1 is aimed at guiding preparation of development plans and decisions. Paragraph 13 sets out a number of
key principles, some of which relate entirely to the preparation of development plans. Of relevance to this
proposal is the need for a spatial planning, as opposed to land use based, approach, the need for good design
and community involvement. The proposal to regenerate Hayle Harbour looks beyond the immediate red line
application boundary and takes wider spatial issues into account. It is not just of benefit to the immediate area,
but to the whole town and the sub-region.
On many levels and in many ways, Hayle currently underperforms in comparison with other towns in Cornwall.
The regeneration of the site aims to buck this trend and elevate the town to a position where people want to
live, work and visit. This vision is only achieved through good design, to do anything else would not provide the
regeneration benefits required. Good design is not just the layout of buildings and spaces, but how the scheme
relates to the town centre, to its natural setting and ecology, to the historic environment and to the wider area.
Consideration of these factors has been key in building the scheme up, as has the involvement of the local
community. There is a great deal of support, both politically and from the local community, for redevelopment
of Hayle Harbour and we believe that it meets the aspirations of all parties with a stake in the outcome.
Paragraph 15 states that ‚‘regeneration of the built environment alone cannot deal with poverty, inequality and

social exclusion. These issues can only be addressed through the better integration of all strategies and
programmes, partnership working and effective community involvement‛. The applicant is just one party that

wants the development to happen. Other partners, particularly Hayle Town Council, Penwith District Council,
Cornwall County Council, the Regional Development Agency and the local community, have a stake in a
successful regeneration project.
Paragraph 35 provides greater detail on design and is worth reiterating in full. It states that ‚high quality and

inclusive design should be the aim of all those involved in the development process. High quality and inclusive
design should create well-mixed and integrated developments which avoid segregation and have well-planned
public spaces that bring people together and provide opportunities for physical activity and recreation.
It means ensuring a place will function well and add to the overall character and quality of the area, not just for
the short term but over the lifetime of the development. This requires carefully planned, high quality buildings
and spaces that support the efficient use of resources. Although visual appearance and the architecture of
individual buildings are clearly factors in achieving these objectives, securing high quality and inclusive design
goes far beyond aesthetic considerations. Good design should:
address the connections between people and places by considering the needs of people to access
jobs and key services;
be integrated into the existing urban form and the natural and built environments;
be an integral part of the processes for ensuring successful, safe and inclusive villages, towns and
cities;
create an environment where everyone can access and benefit from the full range of opportunities
available to members of society; and,
consider the direct and indirect impacts on the natural environment‛.
All of these issues are addressed, and addressed thoroughly, by the proposed scheme. Connectivity and
integration, with the rest of the town and its natural setting, are underpinning factors that have driven the design.
Along with this, the site is surrounded by areas designated because of their biodiversity interest and these
interests will be protected and conserved.
December 2006 saw the publication of a consultation draft of a supplementary document to PPS1 on ‘Planning
and climate change’. Although the document is in draft form, it is a clear indication of the importance that the
Government attaches to the issue.
Paragraph 6 highlights key planning objectives and reduction in carbon emissions is highlighted as one. At a
national level, a vital part of the proposal is the on shore infrastructure to support the proposed Wave Hub
project which aims to utilise the swell in the Atlantic Ocean to produce sustainable energy supply. The Wave
Hub has significant political and financial support and is an important part of the UK’s drive towards addressing
the issue of climate change. Initially the Wave Hub will be used to test technologies but could produce 20MW,
or enough power for 7,500 homes.
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The Hayle Harbour redevelopment proposals also:
incorporate renewable energy generation to meet the requirement for a 10% reduction in CO2
emissions using on site energy generation from renewable sources;
commit to achieve BREEAM ‘very good’ ratings (or equivalent) for the office & commercial areas of the
development; and
commit to achieve Code for Sustainable Homes Level 4 for the residential areas of the development.
PPS3: Housing
Out of any part of the built environment, the quality, design and type of housing has the most impact on
people’s lives. The guidance contained in PPS3 is, therefore, of great importance. The first four objectives
outlined in paragraph 10 are pertinent and the proposal clearly contributes towards them. The relevant
objectives are as follows:
High quality housing that is well-designed and built to a high standard.
A mix of housing, both market and affordable, particularly in terms of tenure and price, to support a
wide variety of households in all areas, both urban and rural.
A sufficient quantity of housing taking into account need and demand and seeking to improve choice.
Housing developments in suitable locations, which offer a good range of community facilities and with
good access to jobs, key services and infrastructure.
The proposed development responds to these objectives, taking each in turn as follows:
The scheme is designed to incorporate high quality and well-designed housing. It is not in the
interests of any developer of a scheme that is phased over a number of years to implement poor
quality development because of the impact that would have on the value of the properties built in the
later phases and on ongoing rental values. ING’s business model is predicated on the delivery of high
quality and well-designed development throughout the build programme;
The proposed development will deliver a mix of tenure, house type and size, providing choice and
opportunities for people to remain in Hayle as their circumstances change over time. Planning
obligations will secure the long term provision of affordable housing by making sites available to
suitable providers and providing low cost housing for sale within the development. In the case of low
cost housing for sale, suitable covenants will seek to ensure that units remain available to persons on
low incomes;
The level of housing provision responds to housing need. Penwith DC’s Core Strategy identifies a
need for 390 dwellings per year to be delivered across the District from 2006 to 2026, equating to
7,800 dwellings over 20 years. The proposed development is capable of delivering 13% of the new
housing required in Penwith over that 20 year period.
The proposed housing is very well located with relation to jobs, services, community facilities and
public transport. Furthermore, the development provides additional services and facilities for the
existing population of Hayle, thereby improving the sustainability of the existing residential provision.
Paragraph 13 of PPS3 sets out the importance of good design and how it can make places better for people.
The proposed scheme has been designed to create a great place not only for the residents, employees and
visitors to Hayle Harbour, but for those currently residing or working in Hayle. The development provides new
buildings, spaces and connections that reflect the quality of the built and natural setting and work as one to
create a desirable destination, a great place to spend time in or meander through. Paragraph 16 sets this issue
out in greater detail, and is fully addressed and expanded on in the illustrative masterplan and the Design and
Access Statement.
Paragraph 24 requires that Local Planning Authorities ensure that the proposed mix of housing on large
strategic sites reflects the proportions of households that require market or affordable housing and achieves a
mix of households as well as a mix of tenure and price. The proposed development will deliver a mixture of
houses and flats of different sizes, including social rented and low cost market housing, making a positive
contribution towards meeting housing need.
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Para 29 refers to affordable housing targets and acknowledges that achievement of the target will be influenced
by viability. In the case of Hayle Harbour, the ability to deliver the aspirational target of 25% is limited by the
overall scheme viability; and it is viability issues that have so far contributed to the inability to deliver regeneration
of Hayle Harbour over recent decades. The current proposal makes a significant contribution to: economic
growth and stability; preservation/restoration of the historic fabric; connectivity and accessibility for existing
residents; broader choice of homes, shops and facilities for residents; new or improved road junctions; and
education contribution. It is not financially possible to deliver 25% affordable in addition to all of this.
Notwithstanding that point, the proposal does incorporate 175 affordable units that still make a positive
contribution to the delivery of targets.
Paragraph 40 reiterates guidance found throughout policy on the desirability of reusing previously developed
land for development and this is clearly achieved at Hayle Harbour.
PPG4: Industrial and commercial development and small firms
PPG4 dates from 1992 and is due to be updated but it highlights a number of relevant principles. Paragraph 1
highlights the importance the Government attaches to economic development, along with the need for
environmental protection to be a consideration at the same time. It highlights the benefits of mixed use
development, something that is inherent in this proposal, and paragraph 21 states that ‚many urban areas

contain large amounts of land, once used for industrial purposes but now under used or vacant. Getting this
land back into beneficial use is important to the regeneration of towns and cities‛. This policy guidance can
clearly be transposed to Hayle, where re-use of the harbour site for a mixed use development is central to the
much needed regeneration of the town, and where accommodation of the Wave Hub and its operators will
enable West Cornwall to derive maximum economic benefit from this internationally important initiative.
PPS6: Planning for town centres
PPS6 promotes a clear ‘town centres first’ policy approach in an attempt to rectify policy approaches in the
past that have severely damaged the viability and attractiveness of traditional town centres. Chapter 2 looks for
‘positive planning for town centres’. The proposed scheme supplements and strengthens the existing
underperforming town centre. Not only does it support the existing town centre and aid its viability and vitality, it
will also claw back leakage that occurs because of the current poor retail offer in the town. This claw back and
retention of retail expenditure will strengthen the local economy and prevent unnecessary car journeys to other
retail centres.
PPS9: Biodiversity and geological conservation
Given the surrounding Sites of Special Scientific Interest (SSSIs) and the existence of protected habitats and
species, PPS9 on biodiversity and geological conservation is particularly pertinent in the decision making
process, as is the accompanying good practice guidance. Key principles are set out at paragraph 1, one of
which states that ‚the aim of planning decisions should be to prevent harm to biodiversity and geological
conservation interests‛. Subsequent paragraphs, notably 8 and 16, recognise that there might be exceptions to
the presumption against development that would have a negative impact upon an SSSI or protected species
where the need for development or the corresponding benefits outweigh those ecological protections. At Hayle
Harbour, the need for development and the regenerative benefits that will bring to Hayle and West Cornwall are
very significant, but the proposed development nevertheless addresses ecological concerns in any event.
The good practice guidance sets out a five point approach to planning decisions for biodiversity. In summary,
the five points are as follows; information, avoidance, mitigation, compensation and new benefits. The ecology
chapter of the Environmental Statement addresses biodiversity concerns in a great amount of detail and
addresses each of those five key points. It clearly demonstrates an intimate knowledge of biodiversity interests
and uses this information to appropriately manage the proposal’s effects on biodiversity, ensuring avoidance
wherever possible, and mitigation, compensation and new benefits where negative impact is unavoidable. The
latter applies at the Triangular Spit, where mitigation will minimise impacts on petalwort and will deliver benefits
in the form of associated ecological research, and in the dune grasslands, where loss of habitat is compensated
by the creation of new habitat.
PPS10: Planning for sustainable waste management
PPS10 requires that proposed new development should be supported by a site waste management plan. These
do not require formal approval by planning authorities, but are encouraged to identify the volume and type of
material to be demolished and/or excavated, opportunities for the reuse recovery of materials and to
demonstrate how off-site disposal of waste will be minimised and managed. A waste management strategy will
be implemented for the Hayle Harbour scheme and adequate space is provided to ensure that modern waste
management systems can be initiated.
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PPG13: Transport
The overriding aim of PPG13 on transport is to reduce the need for travel by means of a private car. This is met
by locating developments where a realistic choice of means of transport is available, along with reducing the
need to travel by any means. The primary means by which the aims of PPG13 are met is the location of Hayle
Harbour as a well integrated site near the town centre and the main line station.
Further, by bolstering the town centre offer and providing a wider range of facilities and a mix of jobs, housing,
shopping, community and leisure activities, it is expected that there will be less need to travel and if people need
to travel, the main line station and local bus services provide accessible forms of transport.
In addition to wide ranging sustainability and locational issues, PPG13 addresses the physical form of places.
Paragraph 28 unequivocally states that ‚people should come before traffic‛. This guiding principle is defined,
explained and expanded upon in guidance contained in ‘Manual for Streets’. In accordance with best urban
design practice, the scheme, in general, proposes street for people and not corridors for the movement of
traffic. The street hierarchy shows significant amounts of shared surfaces, where the pedestrian will have
priority.
PPG15: Planning and the historic environment and PPG16: Archaeology and planning
The considerable heritage interests within the site are dealt with by PPG15 on the historic environment and
PPG16 on archaeology. Both documents emphasise the importance that the Government attaches to
protection of the nation’s historic and cultural heritage in assessing development proposals. Paragraph 1.1 of
PPG15 states that ‚it is fundamental to the Government’s policies for environmental stewardship that there
should be effective protection for all aspects of the historic environment‛
The inherent heritage interest of the application site is reflected in the UNESCO World Heritage Site inscription.
This reflects Cornwall’s industrial and mining past and the important part that Hayle’s foundries and harbour
played in this. This component of Hayle is described more comprehensively in the Heritage and Archaeology
chapter of the Environmental Statement and the accompanying Historical Report.
The proposed scheme responds to this historic townscape: the different character areas across the site reflect
the intensity of activity of the former industrial Hayle; the scale of buildings reflects not the current vacant derelict
site but the site when it was thriving and fully occupied; the form of development responds to the topography,
skyline and waterfront conditions and permits residents the views and vistas that were enjoyed by their
predecessors.
Much of the built environment that remains from this time is Listed and there is a duty to protect many of the
features that make up the harbour, including the harbour walls and rail bridges.
The majority of the application site lies within a Conservation Area. There is a duty to preserve or enhance the
character and appearance of the area designated. This proposal seeks to build on and protect the historic
character of the harbour, including significant investment in historic structures which contribute to the
Conservation Area and World Heritage Site. This character is based on active usage of the site and not
preservation of the existing vacancy and dereliction. Continuing viable use of the site ensures that the character
is preserved and enhanced.
Much of the historical structure is in a poor state of repair, and the Historical Report and Heritage and
Archaeology chapter of the Environmental Statement set out in greater detail the impacts, both negative and
positive, that will result from the development along with mitigations where appropriate. Overall, the proposed
scheme offers significant heritage-related benefits in three key areas:
The works to repair the historic harbour infrastructure and other Listed structures;
Improved access to historical features; and
Raising historical awareness, among existing residents, new residents and visitors, through
interpretation of the heritage in the harbour and its relationship with the rest of Hayle.
The large sums of money necessary for this work can only be released as part of a comprehensive regeneration
scheme. As paragraph 3.8 of PPG15 notes, ‚the best way of securing the upkeep of historic buildings and
areas is to keep them in active use‛. With regard to the listed harbour related structures, the existing activities
will not be able to secure the necessary upkeep of the structures. Given the importance of the listed dock walls
and associated structures in relation to the World Heritage Site, the release of funds as an integral part of the
proposal is to be welcomed.
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With regards to archaeology, the Environmental Statement sets out that most archaeology is to be preserved by
record. Paragraph 27 of PPG16 refers to a ‚presumption in favour of physical preservation in situ‛. This must
be balanced by the importance of any remains. Paragraphs 19-26 address the process that developers should
follow as good practice, including early consultations and the potential need for field evaluations if there is the
likelihood of remains of archaeological significance being present on the site.
The approach to the treatment of hidden archaeology accords with policy and is outlined in the Historical Report
that accompanies the planning application.
PPG17: Planning for open space, sport and recreation
PPG17 highlights the importance of leisure provision in underpinning people’s quality of life. Various planning
objectives are set out, including the promotion of social inclusion and community cohesion, and assisting in
health and well being. The new network of interconnected promenades and urban spaces, themselves
connected to the town’s existing footpath and cycle networks and to the beach, makes a significant
contribution to opportunities for healthy living for all. Some 2.7 hectares of public open space will be provided in
the Hayle Harbour scheme, which is broadly in line with established standards.
In addition, the proposed development offers significant new benefits in terms of access to, and enjoyment of,
the water body itself. New water-based sports and recreation activities will be made possible by the provision of
better access to the water’s edge, facilities for clubs and individuals and ancillary services on shore. The water
will be not only a beautiful backdrop to land-based activity, but an activity base in its own right.
PPG20: Coastal planning
Paragraph 2.22 of PPG20 states that local planning authorities should look to improve the physical environment
and conserve the natural beauty and amenity of the land, but should also look to regenerate run down coastal
towns and ports, all points that are positively addressed in the proposed development.
PPG21: Tourism
Paragraph 1.1 of PPG21 states that tourism ‚…makes a major contribution to the national economy and to the
prosperity of many cities, towns and rural areas‛. This is true of many places in the UK, but the role of tourism
is particularly pronounced in areas such as West Cornwall. In the absence of a broad range of industrial and
business sectors to fall back on, there is a significant reliance on tourism within the local economy.
One of the major aspects of the regeneration of Hayle Harbour will be the improved environment, opportunities
for informal leisure and shopping, and the water-related facilities which will tend to attract visits from tourists
staying across the County. The direct impacts of these visits will be evident in terms of the business turnover
and employment created. More broadly, however, the improved reputation and profile for Hayle are likely to
contribute to further investment and economic growth, particularly in leisure but also in other industrial sectors.
PPG22: Renewable energy
Paragraph 1 sets out a number of key principles, including that ‚the wider environmental and economic benefits

of all proposals for renewable energy projects, whatever their scale, are material considerations that should be
given significant weight in determining whether proposals should be granted planning permission ‛. The Wave
Hub is an important consideration in this context. As stated elsewhere, it is ground-breaking and will further the
cause of alternative forms of energy generation. Wave Hub will be constructed and serviced from Hayle
Harbour and space is incorporated within the scheme for the Wave Hub providers, to enable Hayle and West
Cornwall to realise the full benefit of that initiative in terms of job creation, skills development, spin-off business
and so on.
Renewable energy solutions and energy efficiency have also been addressed throughout the design, through
use of biomass plant and district heating on the quays and individual ground source heat pumps, biomass
boilers or roof-mounted technologies such as solar hot water collectors for the dwellings on Hilltop and Riviere
Fields. Delivery targets of BREEAM ‘Very Good’ and Code for Sustainable Homes Level 4 are proposed.
PPS23: Planning and pollution control
PPS23 advises that any consideration of the quality of land, air or water and potential impacts arising from
development, possibly leading to impacts on health, is capable of being a material planning consideration. Good
practice mitigation measures necessary to minimise impacts will be implemented where necessary, as
addressed in the relevant chapters of the Environmental Statement.
PPG24: Planning and noise
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PPG24 outlines the considerations relevant for noise sensitive development and for those activities that generate
noise, and advises on the use of conditions to minimise the impact. At Hayle Harbour, potential noise and
vibration impacts will be minimised through the detailed planning and design of buildings and use of appropriate
construction techniques and materials. Noise generation will be addressed by measures such as speed
reduction (for road traffic and powered boats), selection of appropriate road surface materials and the
management of construction noise through restricted work times, noise control at source and the provision of
screens or barriers where practical.
PPS25: Planning and flood risk
PPS25 requires that a sequential approach be applied to development, the aim of which is to steer new
development to areas at the lowest probability of flooding and to demonstrate that there are no reasonably
available sites in areas with a lower probability of flooding that would be appropriate to the type of development
or land use proposed. Where there are no reasonably available sites in Flood Zone 1 (areas of the lowest
probability of flooding), PPS25 requires that decision-makers determining applications for development should
take into account the flood risk vulnerability of land uses and consider reasonably available sites in Flood Zone
2, applying the Exception Test if required. Only where there are no reasonably available sites in Flood Zones 1 or
2 should decision-makers consider the suitability of sites in Flood Zone 3, taking into account the flood risk
vulnerability of land uses and applying the Exception Test if required.
Since the ‘type of development or land use proposed’ at Hayle Harbour is a substantial mixed use scheme
aimed at redeveloping the harbour and regenerating Hayle, the sequential approach needs to ask the following
two questions:
Are there other more suitable sites, at lower flood risk, that could be used to regenerate Hayle ?; and
Are there other more suitable sites, at lower flood risk, that could be used for a significant mixed use
harbour regeneration scheme ?
In both cases the answer is negative.
The majority of the land at Hayle Harbour is in Flood Zone 1, with some in Flood Zones 2 and 3, as indicated in
the Environmental Statement. The Exception Test has been applied and the proposed scheme satisfies each of
the three tests defined by PPS25:

‚a) it must be demonstrated that the development provides wider sustainability benefits to the community that
outweigh flood risk…;
b) the development should be on developable previously-developed land…; and
c) a Flood Risk Assessment must demonstrate that the development will be safe, without increasing flood risk
elsewhere, and, where possible, will reduce flood risk overall‛.
Within each Flood Zone, the sequential approach is applied again, so that new development is directed first to
sites at the lowest probability of flooding and the flood vulnerability of the intended use matched to the flood risk
of the site; for example, higher vulnerability uses located on parts of the site at lowest probability of flooding.
Policy also directs the planning authority to ensure that all new development in flood risk areas is appropriately
flood resilient and resistant, including safe access and escape routes where required, and that any residual risk
can be safely managed. The proposed scheme is able to demonstrate this resilience and resistance.

5.3 Regional policy
Regional Planning Guidance (RPG10) (2001-2016)
As noted in the introduction, RPG10 is now given statutory status as part of the development plan. When first
approved, RPG10’s policy was, for the purposes of development control decisions, merely guidance. Policy
and text now have additional strength and set the scene for local planning policy.
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Policy VIS 2: Principles for future development
Policy VIS2 sets out principles for future development’ as follows;
‚Local authorities in their development plans and other agencies in their plans, policies and programmes,

should:

seek the development of suitable previously developed urban land (or buildings for re-use or
conversion) and other appropriate sites in urban areas as a first priority for urban-related land uses;
authorities and all agencies involved should examine critically the potential of the urban areas to
accommodate new development;
seek a balance of land uses in urban localities:
o

by promoting mixed-use development and, where sites are smaller, through complementary land
allocations over a wider urban area;

o

including a mix of housing types, retail, business and commercial development, industry,
education, social and cultural facilities, leisure, sport, recreation and open space uses;

ensure that land is used efficiently in both urban and rural locations, with well designed development
taking place at as high a density as possible commensurate with a good living and working
environment, and by carrying out a rigorous reappraisal of policies on development in order to achieve
increasing density, ensure good design and reduce parking requirements;
make adequate provision for all land uses, including those with large space requirements, the
development needs of new or expanding firms and those unable to be accommodated within urban
areas;
meet the economic and social needs of rural communities;
promote the provision and enhancement of networks for walking, cycling and public transport and
ensure that development which generates large amounts of movement is well served by sustainable
transport networks;
conserve and enhance environmental assets and promote a good quality of design, including good
building design, quality landscape and urban spaces and a mixture of complementary uses;
reduce and minimise flood risk to people and properties and take fully into account issues of water
supply and treatment infrastructure‛.
The proposal is entirely in accord with the broad principles unequivocally set out.
Policy SS 1: Regional spatial strategy
With regard to the western sub region, Policy SS1 states that ‚there is a need for strong policies and action to

tackle long term and deep-seated economic and social problems, which are particularly accentuated by its
peripherality in relation to the South West region and the County as a whole‛. In short, regeneration in Cornwall
should address economic and social problems, a point that is central to the proposed development of Hayle
Harbour.
Policy SS 3: The sub-regional strategy
The text of Policy SS1 is built upon by Policy SS3. In relation to the western sub-region, regeneration in
appropriate locations and tourism is, inter alia, required. The references made in the Development Context
section of this Planning Statement indicate that regeneration in Hayle is clearly appropriate.
Policy SS 18: Cornwall and the Isles of Scilly
Policy SS18 reiterates the desire for regeneration of the main towns. It is worth noting also that the proposed
development is recognised by the Urban Regeneration Company, CPR Regeneration, as being complementary
to the regeneration of nearby Camborne, Pool and Redruth.
Policy SS 21: Coastal areas
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Policy SS21 states that ‚coastal towns in the region should be the focal points for development and service
provision in the coastal areas and this role should be supported and enhanced…‛ and that development should
be located ‚to support the coastal areas primarily in coastal market towns, identified and designated in

development plans through a balanced mix of homes, jobs, services and facilities suitable to the scale and
location of such settlements‛.
The policy text also makes reference to the maintenance of ‚ the viability of the fishing sector and coastal
economic vitality‛. The latter point is a high level aim of the Hayle Harbour proposal, and is important as
support for coastal economic activity and vitality.
Policy EN 3: The historic environment
Policy EN3 reiterates PPG15 and PPG16 in highlighting the importance of the historic environment and the need
for adequate protection of historic interests. One of the objectives of the proposed development is to protect,
enhance and promote the truly distinctive historical built and natural heritage and one of the basic means of
achieving that objective is to bring Hayle’s principal historic features, its quays and water, back into active use.
Policy EN4: Quality in the built environment
Policy EN4 highlights the need to ‚make the urban areas places where people wish to live‛. The Design and
Access Statement addresses this issue in detail, but is worth highlighting the majority of the policy text and
comparing these aims with the illustrative masterplan. It is our contention that the following requirements of this
policy are met in full with a high quality attractive scheme that will attract people to visit, and live and work in,
Hayle
‚The (design) should aim to achieve:

high quality architecture, urban design, layout and landscape architecture in all new development;
improvements to the environment in cities, towns and villages. This should also recognise and
maximise the positive contribution that trees, other planting and open spaces can make to urban areas
in terms of their recreational, nature conservation and wider environmental and social benefits;
schemes to create more sustainable, safer, secure and attractive urban and built forms, a balanced
mix of uses, higher densities and sustainable transport patterns;
land assembly to bring forward previously developed ‚brownfield‛ sites and enable urban restructuring
and redevelopment;
schemes both within urban areas and at the urban fringe that protect and enhance distinctive features
and settings of the locality and make use of local character to create identity and a sense of place that
reflects their context;
design and layout solutions relevant to particular sites and their context, which take account of public
health, crime prevention and community safety issues and which build upon local distinctiveness‛.
Policy EC3: Employment sites
Policy EC3 requires sites to be ‚well integrated with the existing settlement pattern‛. This is particularly the case
at Hayle Harbour where new business uses are proposed close to the existing business area at Foundry. The
new employment area at the western end of North Quay relates to the new fishing quay and the Wave Hub,
building on the former power station site, and creating a new part of the town that is wholly integrated with the
rest of the development and Hayle via North Quay.
The Wave Hub proposals have been developed by SWRDA with the full co-operation of ING, and have been
appraised fully within SWRDA procedures. The new employment space proposed is intended to support the
Wave Hub project, not just for the construction and servicing of the off shore infrastructure provision, but also by
accommodating the offices of the preferred industrial partners, helping to establish a cluster within a key
industrial sector. This will enable Hayle and the sub region to derive greater benefit from the project.
Policy TCS1: Tourism
As well as being a place to live and work, the Hayle Harbour proposal aims to build on the attractiveness of the
area to entice visitors to aid the local economy. The RPG highlights the importance of tourism in Policy TCS1
and relevant text is highlighted below, all key points of which are addressed by the proposal:
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‚Local authorities, tourism bodies and other agencies should seek to promote and encourage sustainable

tourism in the South West by:

improving the quality and range of attractions and accommodation in the region, especially those
which:
promote the special cultural, heritage and countryside features of the region;
complement or enhance the local environment and are of a scale appropriate to the location
and setting of the area;
support regeneration initiatives in coastal resorts, market towns and larger urban areas;
providing for major new flagship attractions in sustainable locations which:
will substantially expand the tourism market away from areas already under greatest
pressure;
are readily accessible by public transport and can be integrated into cycle and pedestrian
routes;
can provide opportunities for secondary attractions to locate nearby rather than compete
with existing attractions;
promote the use of environmentally sound and sustainable construction design and
operational practices; (identifying the implementing management measures and action to deal
with the pressures of tourism in ‘honeypot’ areas and ensuring that additional development
does not exacerbate the problems facing such areas.
encouraging small scale tourism, including farm and activity tourism initiatives, in areas where it will
assist the diversification of the rural economy and primarily at the most locally accessible locations
(recognising that the potential for using public transport and other non-car modes is more limited than
in urban areas)‛.
The Hayle Harbour scheme has been designed to allow for the development of some landmark buildings that
will be attractive to operators or investors who require a higher profile building or site. These include the tips of
both South Quay and East Quay, and smaller opportunities such as a site at the top of the winding path up to
Hilltop which affords panoramic views over the harbour and town and could become a significant local and
visitor destination.
Policy HO 5: Previously developed land and buildings and HO 6: Mix of housing types and densities
Housing policies HO5 and HO6 encourage the re-use of previously developed land and buildings in appropriate
locations, along with the requirement for a mix of housing types and densities. This proposal undoubtedly
meets these requirements since a mix of housing is provided throughout the development on all character
areas: South Quay; North Quay; Hilltop; and Riviere Fields, and maximum use is made of previously developed
land. The proposed development will introduce densities of between 30 and 100 dwellings per hectare
depending on site conditions and character.
Policy TRAN 1: Reducing the need to travel
Policy TRAN1 relates to reducing the need to travel and the way that the proposal knits in with the existing built
form of the town and contributes to sustainable forms of travel both ensure that this policy requirement is met.
It is a fact that reducing the need to travel by private car is something that can only be achieved in the long term
through locating development appropriately and supporting other modes of travel. As such, the proposal
makes an important contribution with this overall aim in mind.
Policy TRAN 10: Walking, cycling and public transport
Pedestrian and cycle routes are proposed throughout the Hayle Harbour scheme, connecting not only internally,
but joining with adjacent cycle routes and footpaths making for improved connection across Hayle and between
Hayle and the beach/towans. The new routes through South Quay strengthen the strategic cycle connection
and the redevelopment of the Harbour introduces opportunities for walkers on the coastal path. It also
introduces potential for reinstatement of the ferry across to Lelant.
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Hayle is already well served by public transport, but the additional resident, business and visitor populations will
help to sustain existing services, further strengthening the ability to move to, from and through Hayle without the
need of a private car.
Policy RE 2: Flood risk
Policy RE 2 is relevant to the proposal and the approach taken to flood risk assessment has been set out under
PPS25 above. The proposed strategy for delivering flood defence to the scheme is through the raising of
ground levels such that all new development within Flood Zone 3 is set above the appropriate flood level. All
development thresholds are to be raised to at least 6.35m AOD, including doorways, parking thresholds,
building voids, vents and flood sensitive equipment. Each phase of development will be constructed in such a
way that it is entirely self contained in terms of flood risk management. Safe access and egress will be provided.
Additionally, the Penpol Creek gate will be constructed to enable it to function as a flood defence asset for Hayle
Town Centre, particularly properties in Foundry Square.
Policy RE5: Management and transportation of waste
The proposed development contributes to the achievement of policy goals set out in Policy RE5, on the
management and transportation of waste, by establishing a variety of waste recovery methods on site that will
reduce reliance on landfill and contribute to regional targets on recycling/composting; recovering value from
municipal waste; reducing landfill of biodegradable municipal waste and commercial waste.
Draft Regional Spatial Strategy (RSS) (2006-2026)
As noted above, the draft RSS is yet to be approved as part of the development plan. For the time being,
RPG10 forms the RSS for the South West and informs development control decisions. The examination has
finished and the panel report will be available in November 2007. Following receipt of this report, the Secretary
of State will look to approve and publish the final RSS during 2008.
Development Policy B sees a continuing role for market towns in accommodating future development needs as
focal points for the provision of locally significant development‛. This policy applies to towns that have not been
identified as Strategically Significant Cities and Towns (SSCTs) but that meet all of the following criteria:

where there is an existing concentration of business and employment, or where there is a realistic
potential for employment opportunities to be developed and enhanced;
where shopping and cultural, religious and faith, educational, health and public services can be
provided to meet the needs of the town and the surrounding area whilst minimising car dependence;
and
where there is potential to maintain and develop sustainable transport modes, including accessible
local public transport services to meet identified community needs.
Hayle, particularly a Hayle with the proposed development site offering enhanced employment, retail and
community opportunities, satisfies those criteria and should be a focal point for provision of development.
Of greater importance and relevance, is the following text, still from Development Policy B: ‚The scale and mix of

development should increase self containment of the places identified, develop their function as service centres
especially in terms of employment and service accessibility, and secure targeted development which can
address regeneration needs‛. The proposed development at the Hayle Harbour site is tailored to meet this
extract of emerging regional policy.
Development Policies E and F address high quality design and masterplanning respectively. In terms of urban
form, the design of the scheme sets out a number of principles which relate back to the context provided by the
existing urban form, such as glimpses of the water in between high quality public open spaces, public access to
the water front and permeability. Policy F looks for schemes to be ‚planned on a comprehensive and integrated
basis within an overall master plan and phasing regime‛. The illustrative masterplan shows development of the
site being considered in a comprehensive fashion, but also looking wider than the confines of the application
boundary, for example to Foundry Square. The links into and from the existing town and the wider natural
setting have informed the overall design of the scheme. The scheme has also benefited from reviews by CABE,
the Commission for Architecture and the Built Environment.

The draft RSS reaffirms the importance of sustainable construction and advises local authorities ‚to ensure that
their strategies, plans and programmes achieve best practice in sustainable construction‛. The clear intention is
for sustainable construction to be an underpinning principle of this regeneration scheme.
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Under Development Policy G, developers, local authorities, regional agencies and others must ensure that their
strategies, plans and programmes achieve best practice in sustainable construction by, among other things:
Requiring that all new and refurbished buildings achieve the requirements of BREEAM and Ecohomes, very good standard, or at least Level 3 above minimum building standards in the emerging
‘Code for Sustainable Homes’ in order to minimise lifetime resource use, energy consumption, water
use and waste production
Requiring that all larger scale developments, in particular, urban extensions, are designed and
constructed to meet the top Level 5 of the emerging ‘Code for Sustainable Homes’ (CfSH), including
carbon neutrality‛
The proposed development has been designed to reflect these strategies through:
achieving BREEAM ‘very good’ rating for all commercial buildings;
seeking to maximise passive solar gain; and
seeking to employ the use of energy efficient building types.
The RSS guidance requires Level 5 CfSH for ‘larger scale development, in particular urban extensions’.
The Hayle Harbour proposal is not of the scale referred to and does not have the advantages that
many urban extension sites have in terms of relatively unconstrained land. Being somewhere between
a small development and a larger scale development, and being a heavily constrained site with
corresponding viability issues, the proposal aims to achieve a minimum of Level 4 CfSH for all
residential properties.
The planning application is supported by a Sustainability Statement that addresses sustainable development in
its broadest context and that adheres to the principles of the South West Sustainability Checklist.
Development Policy H requires appropriate re-use of previously developed land. Policy H1 sets the affordable
housing requirement to 30%, and the corresponding text adds ‚…where this can be demonstrated to be
deliverable‛. Policy H2 requires higher densities to make the best use of land. The deliverability of this level of
affordable housing at Hayle Harbour, in the context of the scale and expense of the infrastructure works
required to bring the Harbour back into use, has been discussed in this Planning Statement already. The
densities proposed are in line with, or are better than, policy requirements.
Policies with the ENV prefix relate to environmental protection and enhancement. Policy ENV1 sets the scene in
broad terms, with the following policies setting out further detail. Policy ENV4 refers specifically to nature
conservation and refers to the importance of the South West Regional Biodiversity Action Plan. ENV5 states
that the ‚historic environment of the South West will be preserved and enhanced‛. Each of these policies is
adhered to by the proposed development.
Policy F1 reiterates PPS25 guidance on flood risk. Policy RE1 sets renewable energy targets and Policy RE2
highlights the potential of off shore energy, something the proposed Wave Hub seeks to exploit. Policy RE5
guides local planning authorities to look to provide an element of on-site renewable energy production in larger
scale developments, with the figure of 10% highlighted.
Policy TC1 states that ‚within those settlements identified in the context of Development Policy B, the range and

quality of central area facilities will also be maintained and enhanced to meet future needs. In all settlements,
measures should be introduced to improve accessibility by sustainable modes, and to enhance the public realm
and quality of the town centre environment‛
The applicant asserts that the provisions of the draft RSS are adequately addressed by the proposed
development, as demonstrated through this Planning Statement and the other accompanying documents.

5.4 Local policy
Cornwall Structure Plan 2004
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The County Council has no specific policy with relation to Hayle Harbour, but does have a formal position with
regard to the principle of the redevelopment, as set out in the resolution of the Development Control Committee
of 29 November 2000, made in response to a previous application.
th

The County Council has recently stated that the significance of that resolution is that the Council ‚…welcomed

and supported the principle of a mixed use redevelopment of Hayle Harbour, but did express concerns [made in
the context of that previous scheme] that the detailed implementation should deliver a development that is
sustainable in its broadest sense, not only economically but having regard to the social well being of the
community and respecting the sensitivity of the local environment and the need to safeguard and enhance the
historic structure and character of the area‛, (letter Maria Walton, CCC to Matthew Barton, PDC 13 July 2007).
th

The current scheme proposed retains the mixed use redevelopment of the harbour and additionally addresses
those specific concerns by embracing the broadest definition of sustainable development and planning for the
positive interaction of social, environmental and economic factors.
In policy terms, until such time as the Structure Plan is superseded by the RSS, for the purposes of s38(6) of the
2004 Act the Structure Plan remains part of the development plan for development control purposes. Given the
scope of the proposal, the vast majority of the Plan’s policies are of relevance. Reiteration of policy text is kept
to a minimum and only the most salient text is highlighted.
Policy 1 sets out ‘Principles for Sustainable Development’ and, as with PPS1 text highlighted above, is worth
repeating in full. It states that;
‚Development should bring about a long term and sustainable improvement to Cornwall’s economic, social and

environmental circumstances without harming future opportunity.
Development should be compatible with:

The conservation and enhancement of Cornwall’s character and distinctiveness;
The prudent use of resources and the conservation of natural and historic assets;
The regeneration of towns and villages in meeting the needs of their population and surrounding area;
Fostering the links between the environment and the economy;
A reduction in the need to travel, whilst optimising the choice of modes, particularly opportunities for
walking, cycling and the use of public transport;
Access for all sectors of the community to well paid and rewarding employment, satisfactory housing
and adequate services and facilities; and
Meeting needs when they arise‛.
The proposals for the redevelopment of Hayle Harbour respond to each of these points:
drawing on and enhancing local distinctiveness;
using land and energy efficiently and conserving and promoting natural and historic assets;
providing a diverse range of facilities and opportunity for the local population as well as new residents
and employers;
promoting the quality and unique character of the environment to bring economic benefits to Hayle
and creating distinctive places that blend old with new and natural with built;
consolidating a wide mix of uses into a compact and very well connected area of town, exploiting
existing public transport infrastructure and enhancing provision for walking and cycling;
providing a range of employment opportunities, in both traditional and new sectors; and
introducing flexible built and open space that can respond to changing circumstances over time.
Policy 2 relates to Characters Areas, Design and Environmental Protection and refers to the need for
development to respond to the distinctive local character, whilst retaining important elements of the local
townscape, creating ‚safe, aesthetically pleasing and understandable places‛ incorporating a mix of uses. In
particular, Policy 2 states that ‚the conservation and enhancement of sites, areas of interest, of recognised
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international or national importance for their landscape, nature conservation, archaeological or historic
importance, including the proposed World Heritage Site, should be given priority in the consideration of
development proposals‛.
As should be clear from the supporting documentation, the context provided by the site and its wider
environment is the starting point in designing the proposal. The inherent heritage interest and character of the
site and surrounding area provides a superb foundation on which a successful mixed use community can be
based. The applicant clearly understands the importance of the historic and natural environments to the long
term success of the scheme: it is these factors that represent Hayle’s unique selling point after all.
Policy 3 is entitled ‘Use of resources’ and sees the re-use of previously developed land as a priority, along with
appropriate management of surface water and flood risk. In addition, reference is made to facilitating ‚ energy
conservation and the utilisation of renewable energy sources reducing energy consumption and CO emissions‛.
The on shore infrastructure for the proposed Wave Hub provides tangible benefits regionally and nationally in
terms of reducing CO emissions, as do the energy efficiency and renewable energy solutions for the
development itself which are referred to elsewhere.
2

2

An important part of the proposal is to re-site the existing fishing-related operations to part of the North Quay
into purpose built and much improved facilities, and to extend the range of fishing-related facilities by inclusion
of a fishing support building. As such, Policy 4 on ‘Maritime resources’ is satisfied, when it refers to ‚the
economic importance of fishing and the other activities it supports‛. This policy text also recognises the need to
integrate new development with existing as a means to regenerate coastal towns and this requirement is a key
theme of the proposal.
Policy 6 relates to waste management. Cornwall CC will require a waste management strategy for the
development scheme, the main requirements of which are that local policy and legislation for the area are
followed. New developments are to provide adequate space for modern waste management systems to be
initiated, specifically allowing for waste segregation and recovery for both domestic and commercial waste.
Each town house in the Hayle Harbour development will be provided with an outdoor compost bin and storage
space for other recyclables and residuals. Residents of apartments will have access to allotments or community
gardens for composting and will be provided with internal space for source segregation of at least 3 materials.
Mini bulking stations will also be provided for domestic waste.
Waste bulking and collection system is proposed for commercial waste; instead of every shop, office floor and
industrial unit having a single collection it is more efficient to bulk move the waste. Hence, one or two waste
collection areas will be provided, each fed by smaller vehicles that collect bagged waste from each unit and
incorporating modern waste management systems. Their location will be determined at the detailed planning
and design stage.
Policy 7, on ‘renewable energy resources’, states that ‚schemes for electricity generation will contribute to a
Cornwall target of about 93MW of installed capacity from renewable resources by 2010‛. The Wave Hub is a
ground breaking development intimately associated with this proposal and will contribute greatly towards
electricity generation capacity, along with testing new technologies that can be developed elsewhere to meet
wider targets for the production of renewable energy. This is an exciting opportunity for Hayle to be at the
forefront of development in renewable energy technology and the integration of shore-side facilities and
business premises will enable the proposed development to contribute significantly to strategic objectives for
the development of renewable energy programmes in the South West and to the establishment of a cluster
within a key industrial sector.
Policy 8 relates to housing and highlights the target of 3,300 units to be delivered in Penwith during the period
2001-2016. The housing proposed at Hayle Harbour represents approximately one third of this total.
Policy 9 relates to mix and affordability of housing stating that ‚a mix of house type and tenure that meets the
needs of the whole community will be encouraged‛. The provision of a mixture of housing type, size and tenure
will provide a range of opportunities for residents, increasing scope in the town to accommodate the changing
needs of residents as their circumstances change over time. Houses and flats of different sizes, including social
rented and low cost market housing, will make a contribution towards meeting housing need.
As a location for development, Hayle Harbour meets the requirements of Policy 10, which states that the first
priority will be for ‚re-use (of) previously developed land and buildings (brownfield sites) in urban areas‛. This
policy approach is strengthened by Policy 11 which refer to ‚prioritising the regeneration of urban areas and
town centres as a focus for retail, commercial and business activity‛. The proposed scheme does not focus
solely on the development of the brownfield sites; instead it works hard at the interface between the derelict site
and the existing built areas to ensure integrated solutions in terms of movement, townscape, character, scale
and land use.
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Along with providing residential units, the regeneration of Hayle Harbour looks to provide job opportunities for a
town where these are limited. Policy 12 sets out some key requirements that the local planning authority and
developers need to take into account in deciding upon and working up, respectively, proposals, a number of
which are set out below:
The need for better quality employment opportunities suitable to meet local skills;
The need to avoid any significant adverse effects on the natural or built environment and secure
adequate mitigation where this may arise;
The need to reduce travel and widen the choice of travel modes, including the potential to incorporate
effective arrangements for ‚green travel‛;
The need to support traditional sectors of the economy and encourage the development of new and
emerging sectors including the requirements of business clusters and science parks, and the
importance of information communication technology; and
The potential benefit of mixed use developments
It is our contention that they are met by the proposal and further information is provided elsewhere in this
statement and within the Socio-Economic and Community chapter of the Environmental Statement.
Policy 13 addresses the issue of tourism and recreation and states that ‚the quality and opportunity for tourism

and recreation should be enhanced by improvements to the existing resource and through appropriate new
provision‛. By providing a high quality development and a range of facilities, the attractiveness of Hayle to

visitors will be increased. But this proposal goes beyond that. It identifies the water as the town’s single most
significant asset and opens up access to it, uses it to generate land based activity and value, and enables it to
be used as a recreational resource. The proposal draws the fantastic natural setting into the town as well,
making the beach and the towans more accessible to locals and visitors alike. Provision is made within the built
form for significant tourist related development. Landmark buildings on the South and East Quays both lend
themselves to tourist developments of some description. Use of such sites, along with the wider scheme,
creates a virtuous circle, lifting the site’s attractiveness and profile, along with that of the town itself.
As a town centre location, the development does not turn its back on the existing built form of the town. Policy
16 refers to the requirement for new development to integrate with the existing built up areas of the towns in
Cornwall. It integrates with and supplements the existing town centre, as required by Policy 14, to provide a
whole that is greater than the sum of its parts. The vitality and viability of Hayle town centre will be enhanced by
the proposal by increasing resident and visitor footfall, business opportunities, the range of services available,
circular and radial movement, a variety of house type and tenures and, above all else, a balanced mix of land
uses in a compact area, not only within the new development but in conjunction with the adjoining parts of the
town.
Policy 25 indicates that development should be in, or well integrated with, built-up areas, and support the role
and function of centres in meeting the needs of their own populations and surrounding areas to reduce the need
to travel. The proposals at Hayle Harbour consolidate the role of Hayle as a centre that is able to meet the
needs of the surrounding area as well as its own population by providing a wider range of jobs, services,
facilities and housing choice, reducing the need for Hayle residents to travel further afield.
The level of new employment provision exceeds the expected increase in population, creating job opportunities
that might be taken up by existing residents who are currently not in work, or who currently travel out of Hayle to
work. The quality and character of the new development is intended to result in job creation in not only
employment types that currently exist in Hayle, but in new employment opportunities resulting from the
attraction of higher wage paying employers with higher skill needs. ING will work with the Revitalise! initiative to
attract businesses in these areas.
Policy 28 requires development to ensure that opportunities to optimise walking, cycling and public transport
are reflected in the scale, location and form of proposals. The current proposal introduces pedestrian and cycle
routes throughout the development, connecting to existing and aspirational routes beyond the site boundary. It
is well connected for public transport; to both buses and trains.
The policy also requires the effective management and safe movement of traffic and the proposed development
is designed to ensure both, as set out in the Transport Assessment. Car parking is provided at a level necessary
to support a viable scheme, in the interest of economic sustainability. Parking is incorporated throughout the
scheme and is integral to the layout; large areas of surface parking have been minimised.
Penwith Local Plan
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The Penwith Local Plan was adopted in February 2004 and, until replaced by LDF policy, is saved for a period
of three years. Until replaced, it forms part of the development plan for development control purposes.
Of primary interest for the decision maker in considering this application is the content of Proposal TV-D, which
relates specifically to the long-standing desire to see appropriate regeneration of Hayle Harbour. The policy text
is as follows;
‚South Quay/Foundry Yard (6.0Ha), North Quay (7.9Ha) and East Quay (1.0Ha) are proposed for redevelopment

for uses within Classes A1, A2, A3, B1, B2, B8, C1, C3, D1 and D2 of the Town and Country Planning (Use
Classes Order 1987 (as amended). Proposals for development will be required to:
Make provision for improved port facilities;
Make provision for the maintenance of the existing level of industrial and storage facilities;

Ensure that town centre uses (A1, A2 and A3) are closely integrated with the adjacent town centre in
terms of location, orientation and pedestrian movement;
Provide for at least 400 dwellings with a target for 25% of provision being ‚affordable‛ and meeting the
requirements of Policy H-14;
Be of a scale and design that respects the maritime environment and heritage of these prominent
locations in the harbour;
Retain existing buildings and traditional features which contribute to the character of the area;
Be compatible with their surrounds; and
Include provision for the improvement of the junction between Carnsew Road and Foundry Lane‛.
The junction improvement referred to in the last bullet point has since been addressed in conjunction with the
delivery of the car park at Foundry.
The above proposal provides the policy ‘meat’ to the policy ‘bones’, which have been highlighted at length
throughout this document. It is a clear and unambiguous statement of what the local planning authority expects
from any redevelopment of the harbour. In our view, the proposed development represents a refinement of the
Local Plan requirement. The benefits are spread wider and are greater in their extent. The policy is met in full
by the proposed development, with:
The reprovision and improvement of port infrastructure and facilities;
Existing storage and industrial facilities are relocated within the development, including relocation of
existing uses (fishing activity, boat building and shellfish harvesting) to the new fishing quay;
The existing town centre is supplemented by the proposed development which is designed as an
extension of Foundry and wholly integrated with the rest of Hayle;
More housing proposed to be delivered, along with a higher number of affordable homes than
envisaged in the policy – 175 affordable units as opposed to the 100 units (at 25% of 400) envisaged
in the policy, making a significant contribution to PDC housing needs;
The maritime and heritage character is protected and reactivated by the proposed development,
bringing new life to the harbour, with a busy, active character;
A design that fully takes the context provided by the existing built form into account and seeks to be
more than merely compatible, but to enhance the surrounding area. For example, the proposed
scheme at North Quay mixes with the waterfront walk, harbour side buildings, the parallel street and
town blocks behind, the rising terraces, country lane and individual houses in the higher dunes and
establishes a new piece of Hayle that is recognisably Cornish, complements the rest of the town AND
adds a new area of distinction. South Quay achieves something very different but equally strong and
characterful, with definite frontage and meandering streets and courtyards to be discovered, as a
modern interpretation of Foundry.
Other Local Plan policies deal with detailed development control issues, except for Policy ST-1 which is more
strategic and states that ‚development will be focused on the main urban centres of Penzance/Newlyn, St. Ives
(including Carbis Bay) and Hayle…‛.
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Policy GD-1 states that ‚development should be integrated with its surroundings in terms of scale, siting and
design and be in keeping with the character of the district‛. The starting point for the scheme is the character of
the surroundings. As a World Heritage Site and Conservation Area, the surroundings have been a fundamental
influence on the design, layout and content of the proposal. This scheme seeks to protect and enhance the
most significant elements of the site’s surroundings by offering a new lease of life to a moribund area of land
Policy GD-4 requires adequate provision for sewerage, sewage treatment, surface water drainage and water
supply, the prevention of noise, light, air or water pollution and the prevention of flooding, on site or elsewhere.
This is a broad ranging policy, covering the servicing of the development, along with a host of environmental
impacts.
In respect of flood risk, the proposed development will be constructed partially within the current Flood Zone 2
(1 in 1000 year flood event) and Flood Zone 3 (1 in 200 year flood event), although a large part of the overall
development will be located within Flood Zone 1 (<1 in 1000 year flood event). The construction will be phased
and each phase of development will be constructed in such a way that it is entirely self contained in terms of
flood risk management and includes for the provision of emergency access routes to all development phases.
Surface water drainage for the new development will be designed to discharge directly to tidal waters, via a
network of gravity surface water sewers, except in the case of Riviere Fields where drainage will be either by
infiltration (adopting SUDS systems if ground conditions permit), or unattenuated discharge to tidal waters or
attenuated discharges to Copperhouse Pool. The drainage network will be designed so as not to lead to
flooding of buildings for a design event of 1 in 100 years including appropriate allowance for climate change.
The strategy for draining foul water from the proposed development areas will be to construct a separate
network of gravity foul drainage to connect to the existing South West Water infrastructure. The connection
locations for the foul water will be arranged to be as close as possible to the existing pumping stations on North
Quay and East Quay. The new development will increase flows both through the pumping stations and their
respective rising mains and could potentially impact on the capacity of the sewage treatment works. South
West Water has indicated that the infrastructure provision will need to be informed by undertaking a network
modelling exercise. The results of the evaluation will advise what works, if any, would be required to upgrade the
existing system to cater for the demands of the new development. Consultations with the Environment Agency
and South West Water are ongoing to establish what actions will be necessary in this respect. However, it is
anticipated that appropriate provision can be made to provide a suitable foul drainage system to serve the
development, phased over the 9 year construction period.
Impacts on noise and air quality are addressed in the ES and relate to the construction phase and operational
impacts due to additional traffic impacts.
Policy CC-1 states that ‚development will not be permitted where it would significantly harm the landscape

character, amenity, nature conservation, archaeological, historic or geological values of the coast and
countryside of Penwith‛. The redevelopment of Hayle Harbour will enable the landscape and townscape
characters, and the values of the coast and countryside, to be improved by removing an obvious eyesore and
derelict and partly inaccessible site.
Policy CC-2 indicates that ‚proposals which maintain, enhance and facilitate the enjoyment and understanding

of landscape character, amenity, nature conservation, archaeological, historic and geological values in the coast
and countryside will be permitted‛. The Hayle Harbour proposal aims not only to protect local historic features
and character but to raise awareness of biodiversity, local heritage and its global associations, the nature of the
coast and countryside, renewable energy and energy efficiency by means such as improved and/or better
managed access to the harbour and the coast, new facilities that offer the scope for educational use and the
introduction of a heritage trail with interpretative panels.

Policies CC-7 to CC-14 offer protection for areas of nature conservation value, protected species or their
habitat, or geological interest and are of particular relevance to Hayle Harbour. The comprehensive assessment
in Chapter 12 of the Environmental Statement demonstrates that, where there would be a negative impact on
nature, appropriate mitigation would prevent significant harm. Mitigation measures are set out in some detail in
the ES, including the creation of new areas of dune grassland and the translocation of petalwort.
The quality of the areas of nature conservation and the biodiversity within them are considered to be an
important asset of the town by the community. Similarly they add to the attraction of the place for visitors and for
new residents.
Policy TV-6 states that ‚proposals for development which would affect a Conservation Area must not conflict

with the objective to preserve or enhance the character of appearance of the area in terms of scale siting,
design and materials. Developments that would have an adverse effect on the character, appearance or
architectural and historic importance of a conservation area will not be permitted‛. The Hayle Harbour proposal
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seeks to build on and protect the historic character of the Harbour, including significant investment in historic
structures which contribute to the Conservation Area and World Heritage Site. This character is based on active
usage of the site and not preservation of the existing vacancy and dereliction. Continuing profitable use of the
site ensures that the character is preserved and enhanced.
Policy TV-15 states that ‚Where proposals for the re-use of previously developed land… involve sites likely to

contain contaminated or toxic materials, prior investigations will be required to determine the extent of
contamination and, where necessary, measures to avoid pollution during and after implementation will be
secured through the use of conditions‛. This policy is reinforced by Policy CC-18.

The contamination report that accompanies the Environmental Statement indicates the investigations that have
been undertaken to date and the more detailed work that will be required prior to the emergence of the detailed
proposals that will be the subject of reserved matters applications. Based on the existing information, a
package of mitigation measures has been proposed, subject to confirmation following future site investigation.
Policy TV-16 states that ‚major retail, office, entertainment, leisure or community developments should be

located in the town centres of Penzance, St. Ives and Hayle, where the greatest benefits to the community can
be provided in terms of:accessibility, without the use of the private car, to a significant proportion of the population; and
contribution to the vitality and viability of the town centres.
proposals for edge-of-centre sites will only be permitted where the development cannot be
accommodated within the town centre…‛.
As set out elsewhere in this statement, this application is not a new town centre and does not compete with the
existing town centre. Instead it extends the existing town centre in terms of size, scope, function and influence.
This is of benefit to the vitality and viability of the existing town centre and also in terms of strengthening the self
containment and hence the sustainability of Hayle as a town.
Policy H-3 highlights Hayle as one of the three locations for housing development ‚provided that the proposal is
for the re-use, renovation or redevelopment of previously developed land or buildings on sites within the towns ‛.
Policy E-2 deals with the location of employment in a similar fashion. Clearly the proposal is intended to make
the best use of the available brownfield land. An area of greenfield land is also required to make the scheme
viable, and this also serves to make a greater contribution to the delivery of housing targets.
Policy H-14 requires proposals for affordable housing to genuinely provide for an identified need in the locality in
terms of the number and type of dwellings, the locality referring to the entire district. By providing a range of
housing type, size and tenure, the development will expand choice and opportunity in the town to
accommodate a variety of current and future needs over time.
H-14 also requires affordable housing to include secure arrangements through the involvement of a registered
social landlord, or through the use of conditions or a planning obligation to ensure that the dwellings will be
retained as affordable in the long term. Planning obligations will secure the long term provision of affordable
housing by making sites available to suitable providers and providing low cost housing for sale within the
development, with units to be completed on a phase by phase basis. In the case of low cost housing for sale,
suitable covenants will seek to ensure that units remain available to persons on low incomes.
The proposed development identifies provision for 175 affordable dwellings, a figure which has been agreed
during extensive consultation with Penwith DC on the basis of the appropriate location of affordable housing to
meet need in the district and mechanisms for its delivery and management. The proposed provision of
affordable housing, available as either social rented or equity share / owner occupied, will contribute towards
easing the current shortage of lower cost homes available to rent or purchase in Hayle.
The provision of new homes for both owner occupation and housing association ownership will improve the
overall quality of Hayle’s housing stock as modern dwellings in this category tend to remain in better condition
than privately rented stock. The Socio-Economic and Community chapter of the Environmental Statement
points out that the provision of this total quantum of new housing will contribute to stability of house prices and
availability of housing to meet needs across the range of tenures, particularly in the light of continuing increases
in population and household numbers.
Policy H-18 requires the most efficient use of land and an appropriate mix of housing and sufficient amenity
space. It seeks to provide general amenity space and, where family dwellings are proposed, play space will be
required where provision in terms of gardens or in the immediate locality is inadequate to serve the
development.
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A considerable area of public open space will be provided throughout the development, and strong and direct
connections will be made to local amenity space and play space in the town, the beach and the surrounding
countryside. Family houses will incorporate gardens.
Policy TM-1 states that ‚proposals for development related to tourism will be expected to respect the primary

environmental resource of the industry by utilising locations which have a minimal impact on the coast or
countryside and avoiding any adverse effect of increased pressure from the number of visitors and traffic ‛. The
impacts of tourist related development can be both negative and positive. In terms of the former, the availability
of public transport with walking and cycling options mitigates against the worst excesses of additional traffic
generation and the ecological impacts of more intensive use. With regard to positive impacts, the regeneration
of Hayle Harbour seeks to use tourism as an important part of the raft of measures which will regenerate the
town itself.
Space will be provided within the site for relocated health facilities and Policy CS-1 is relevant where it states
that ‛the provision of new or improved community services and facilities must be related to the existing and
proposed distribution of development in towns‛. It is worth noting here that previous attempts at the
redevelopment of Hayle Harbour have been thwarted by a lack of financial viability, resulting in a site that is now
largely derelict and unproductive. The ING/SWRDA partnership, with the support of PDC and CCC, has
improved the viability of the redevelopment, but the considerable benefits of the scheme that have been referred
to repeatedly through this Planning Statement, will be delivered at considerable financial expense. The public
benefits of this scheme lie in its ability to regenerate Hayle and repair the historic fabric of the harbour. Other
policy aspirations will need to be considered as part of the public response to development.
Policy TP-12 requires the provision of car parking in any development to be related to the operational needs of
the proposal and the availability of alternative means of transport to the private car. The Transport Assessment
(TA) addresses these issues and concludes that the proposed level of car park provision accords with the
development plan, with parking levels below the maximum identified in the County Council parking standards. In
operational terms too, levels of car parking are considered adequate and the development will secure additional
public car parking in the town, with an associated benefit to the vitality and viability of Hayle.
Penwith Local Development Framework
Penwith’s LDF is at its very early stages, with the Core Strategy Issues and Options stage completed in Spring
2007 and publication of the Preferred Options version of this development plan document awaited. The Penwith
Local Plan policies continue to constitute the Development Plan for the time being since the Secretary of State
has directed that they are up to date and in compliance with central; government policy.
Although at an early stage, the text sets out a number of important points and questions. Section 2 deals with
the ‘Spatial Portrait of Penwith District’. Reference is made to the area’s extreme peripherality, World Heritage
Site status of parts of the district, including Hayle, the high proportion of retired residents, the main centres of
population, including Hayle, low wages and the reliance on seasonal tourism. Of particular relevance to this
proposal are Options A1, A2 and A3 which look to distribute development appropriately throughout the District.
In all options Hayle is identified as a key centre for development.
In respect of housing, the Strategy indicates that Penwith should deliver 390 dwellings per year from 2006 to
2026, equating to 7,800 dwellings over 20 years. The Core Strategy will ultimately contain policies which
distribute housing to specific settlements across the district, but it is clear that Hayle is one of the few
settlements in the district capable of supporting significant and sustainable growth. The proposed development
will make a major contribution towards the achievement of that target.
With regards to employment, the Penwith Core Strategy notes that policy on employment is likely to prevent the
loss of existing employment land and provide an appropriate future supply of employment land in the district to
meet the projected increase in job growth. Again, the Hayle Harbour proposal constitutes a significant
contributor to this objective.
The Local Development Scheme refers to consultation on the Issues and Options paper for the Hayle Area
Action Plan at the end of 2007. The Hayle Harbour regeneration project will form a significant part of this AAP.
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6. Conclusion
The widely supported vision for redevelopment of Hayle Harbour, the regeneration of Hayle and improvement in the
socio-economic conditions and prospects of West Cornwall is backed by national, regional and local policy. The
proposed development will deliver that vision and the associated regeneration benefits in a way that will improve
local and regional prospects for the long term.
The proposed scheme responds to national, regional and local policy by making Hayle a more sustainable place, not
only by obvious means such as connecting development to public transport, protection of the natural and historic
environment and the introduction of high energy efficiency standards, but more fundamentally through the inclusion
of a diverse and interactive range of land uses that introduce activity and opportunity, and that stimulate the
economy to help the whole of Hayle to sustain itself.
The scheme (through its proposed uses, layout, relationships to the existing settlement, permeability and
connectivity and the introduction of new movement infrastructure) will deliver many benefits that strengthen Hayle’s
economic prospects. It will deliver significant benefits in terms of preserving the historic World Heritage Site setting of
the harbour and town, restoring the historic fabric and protecting the sensitive ecology, each of which are crucial as
these are some of the fundamental components that define the character and appeal of Hayle. The scheme will
introduce a wide range of services, facilities, housing, shops and jobs that will benefit the Hayle community, either
directly or indirectly through economic regeneration.
The proposed development will have positive effects on deprivation. The new housing will offer a variety of dwelling
tenure, type, size and will include a proportion of affordable homes which will be mixed with private housing and will
be built to the same quality. This will make a significant contribution towards meeting housing targets. The
development also includes community facilities and provision for health and leisure services as well as open space
for informal recreation and play.
These social benefits will be complemented and strengthened by improvements in income and employment as the
development will offer a significant number of good quality jobs in diverse business sectors in an area with relatively
limited employment opportunities. The increase in local jobs, visitor numbers, population will improve footfall and
spend, bringing further economic benefits and corresponding social benefits.
It is important that a clear degree of flexibility is built into the proposed development to ensure that the development
can fulfil its function to assist in the regeneration of Hayle and the development of Penwith. This flexibility will ensure
that, as the development progresses, maximum opportunity is afforded to enable Hayle to enhance the positive
socio-economic impacts of the development of Hayle Harbour, and to mitigate any negative impacts.
It is crucially important for the improved prospects of Hayle that redevelopment of the Harbour takes place. The
ING/SWRDA partnership, with the support of PDC and CCC, has worked hard towards generation of a deliverable
scheme. Previous attempts at redevelopment have been thwarted by viability issues, leaving the site derelict,
unproductive and a negative influence of investment and confidence. Considerable expense will be incurred in
delivering the redevelopment but the benefits to the town will be very significant indeed.
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